
FSC Healthcare IV, DST

CONFIDENTIAL

Investing in DST interests involves a high degree of risk. 

Before investing you should review the entire Memorandum including the “Risk Factors” 

WWW.FSCTRUST.COM

FSC Healthcare IV, DST, a newly formed Delaware statutory trust (the “Trust”) and an a�liate of Four 

Springs Capital Trust (“FSCT”), is hereby o�ering to sell to certain qualified, accredited investors (the 

“Investors”) pursuant to this Confidential Private Placement Memorandum (the “Memorandum”) up to 90% 

of the beneficial interests (the “Interests”) in the Trust.

EXECUTIVE SUMMARY  |  1360 North Dodge Street, Iowa City, IA 52245

FOR BROKER-DEALER USE ONLY
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THE PROPERTY - 1360 North Dodge Street, Iowa City, IA 52245 (the “Property”)

The Property is a newly constructed 61,067 square foot medical office building on a 4.1 acre site, located in 
Iowa City, Iowa. The Property was a build-to-suit for University of Iowa Hospitals and Clinics (UIHC), which 
has leased the entire building. The facility will operate as an outpatient department of the UIHC health 
system that will provide patients with general gynecologic and prenatal obstetric care.

THE MARKET - Iowa City, IA

The Property is located just north of Iowa City and is 3.0 miles from the University of Iowa Children’s hospital on 
Rt. 1, which leads out of Iowa City north/east towards I-80. A new construction Hy-Vee grocery store was recently 
completed next to the subject site, improving the commercial activity in the immediate area. UIHC recently 
relocated certain services to the Property from a nearby outpatient clinic.

THE TENANT - University of Iowa Hospitals and Clinics (the “Tenant”)

UIHC employs over 7,100 people and is overseen by the Iowa Board of Regents. In addition to taking care 
of local patients, people throughout the state and region are often referred to the University’s hospitals for 
treatment of serious or complex illnesses and injuries. 

THE OFFERING
The Trust is offering $11,845,000 of Delaware Statutory Trust (“DST”) Interests for purchase by accredited 
investors for Section 1031 exchange or direct investment.  Yield is projected to be 5.5% per annum.  The 
loan-to-offering price ratio on this offering is 50.2%.1

Benefits of Four Springs TEN31 Xchange Sponsorship

•  Experienced net lease investor

•  Co-investor (10% DST ownership) – Creates an alignment of interest

•  Certainty of completed offering – Four Springs Capital Trust through one of its affiliates 
    will acquire any unsold Interests

•  Multiple exit options

•  Monthly distributions

•  Professional property and asset management services with no investor responsibilities

•  Simplified closing process and coordination with Qualified Intermediaries, Accountants and Advisors

OVERVIEW OF INVESTMENT OPPORTUNITY

1  Potential purchasers should review the Financial Information and Projections Concerning the Property, included in Exhibit F to this 

Memorandum, prior to making any purchase decisions. There is no guarantee that cash flow, return on principal, or profits will be generated 

by the Property. The ability of the Property to produce distributions of rental income is dependent on the Tenant’s ability to pay rent and 

meet its other obligations under its lease with the Trust.
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Newly Constructed Medical Office Facility: The property is a newly constructed 61,067 square foot medical 
office building on a 4.1 acre site. The facility was a build-to-suit property and will be utilized as an outpatient 
clinic for female healthcare. 
 
Long-Term NNN Lease with Rental Escalations: The Property is 100% leased to UIHC on a 12 year NNN basis 
with CPI rent bumps in years 4, 7, 10 that expires on March 31, 2029. There are three, five-year options to 
extend the lease. UIHC is responsible for all taxes, maintenance and insurance on the Property during the 
term of the lease.

THE PROPERTY -  

1360 North Dodge Street

Iowa City, IA 52245
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THE MARKET - Iowa City, IA 

Centralized Location: The Iowa City area is strategically located in the center of the largest population 
region in the State of Iowa, attracting workers from a 60-mile radius. With a population of more than 
458,000, and a labor footprint greater than 640,000, Iowa’s Creative Corridor and Iowa City consistently 
attract knowledge workers and skilled professionals.

Strong Demographics: Based on US Census data (State and Metropolitan Data Book 2010), Iowa City is 
among the top 10 most educated metros in the country.  More than 45 percent of area residents, age 25 years 
and older, have completed four or more years of college education. The Iowa City area boasts 1,305 doctors 
per 100,000 people, the second highest physician-to-population ratio of any city in the United States.

Close Proximity to City Center: The Property is located just north of Iowa City and is 3.0 miles from the University 
of Iowa Children’s hospital on Rt. 1, which leads out of Iowa City north/east towards I-80. A new construction 
Hy-Vee grocery store was recently completed next to the subject site, improving the commercial activity in the 
immediate area. UIHC recently relocated certain services to the Property from a nearby outpatient clinic.

Subject Property

AVAILABLE FOR 1031-EXCHANGE & DIRECT INVESTMENT                              

1

Iowa City, IA

Culture: In 2008, the United Nations designated 
Iowa City the world’s third City of Literature.  Iowa 
City joins Edinburgh, Scotland and Melbourne, 
Australia as UNESCO Cities of Literature. Iowa 
City is home to the University of Iowa, the state’s 
first public institution of higher learning, and the 
world’s first university to accept creative work in 
theatre, writing, music and art on an equal basis 
with traditional academic research.
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THE TENANT - University of Iowa Hospitals and Clinics (UIHC)

UIHC was founded in 1898 and is based in Iowa City, Iowa. It has appeared on U.S. News & World Report’s 
“Best Hospitals in America” reports each year since the category began in 1990. In 2009, UI Hospitals and 
Clinics had three specialties ranked within the top 10 nationally. It is the leading acute healthcare provider in 
the region and the new children’s hospital completed in 2017 is the only nationally ranked children’s hospital 
in the state. University of Iowa Hospitals and Clinics operates as a subsidiary of University of Iowa.

University of Iowa Health Care is a fully 
integrated academic medical center, 
uniting the UI Roy J. and Lucille A. 
Carver College of Medicine, University 
of Iowa Hospitals and Clinics, and UI 
Physicians, the largest multi-specialty 
group practice in Iowa. 

Overview of the numbers of procedures typically performed each year:

• UIHC is a major transplant center, last year performing nearly 500 organ and tissue transplants, including 
15 heart transplants and 13 lung transplants.

• The heart care area is a regional leader, last year performing more than 12,000 adult and child cardiac 
catheterizations.

• The AirCare helicopter and partner air services brought 972 patients to UI Hospitals & Clinics last year. 
Another 232 were brought by ground ambulances.

• Last year nearly 290,000 radiographic examinations were performed – procedures like x-rays, PET scans, 
CT scans, and MRIs.

Investment Grade Credit:

UIHC’s credit is rated by Moody’s as Aa1 and by S&P as AA given its adequate operating margins, strong debt 
coverage and sound liquidity cushion. The credit rating is applied to the tenant’s revenue bonds.
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THE OFFERING

THE SPONSOR
Four Springs TEN31 Xchange, LLC (“FSXchange” or the “Sponsor”) is the “Sponsor” of the Trust.  The Sponsor 
is focused on arranging tax deferred Section 1031 exchanges of retail, industrial/warehouse, medical office and 
other commercial properties.  The Sponsor is a wholly owned subsidiary of the Four Springs Capital Trust, a 
real estate investment trust (”REIT”) that is focused on acquiring and managing a diversified portfolio of single 
tenant net leased properties that are leased to investment grade and other creditworthy tenants.  The Sponsor’s 
management team has significant experience in acquiring, financing and managing net lease real estate, as well 
as substantial experience in capital markets transactions and operations of publicly traded REITs.

O�ering Size:

Minimum Purchase (1031):

Minimum Purchase (Cash):

Forecasted Yield:

Loan-to-O�ering Price Ratio:

Multiple Liquidity Options:

$11,845,000

$100,000

$25,000

5.5%

50.2%

Cash or OP Units

Forecasted Cash-on-Cash Yield1

Principal Amortization and Excess Cash Flow
9.00%

8.00%

7.00%

6.00%

5.00%

4.00%

3.00%

2.00%

1.00%

0.00%

1.03% 1.14%

2.94%2.64%
1.98%

1.72% 1.79%

2.72%

1 2 8653 4 7

5.50% 5.50% 5.50%5.50%5.50%5.50% 5.50% 5.50%

1 Monthly distributions are anticipated to be made at a rate of 5.50% 
per annum. An estimation of the tax equivalent yield is 6.91%.  The tax 
equivalent yield factors in the initial 5.50% yield and what a comparable 
investment would be for an individual in a 37% Federal Tax Bracket, a 
3.8% NII tax and an additional 5% State and Local Taxes and depreciation 
allowance on the property.

FSXchange DST Structure Benefits

•  Subscription risk is mitigated by 
complete Sponsor ownership.

•  No mezzanine financing or bridge loans 
to be repaid, reducing overall expenses.

The REIT funds 
the acquisition 
of the DST 
properties in 
their entirety.

FSCT and certain a�liates 
of the seller of the property 
have a 10% co-investment 
while o�ering up to 90% of 
the beneficial interests for 
accredited investor 
ownership.

•  Co-investment creates an alignment of 
interest between Sponsor and investor.

•  The Sponsor is motivated to find the best 
possible exit for investors.

AVAILABLE FOR 1031-EXCHANGE & DIRECT INVESTMENT                              
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Summary of Risk Factors

•  Investors have limited control over the Trust.

•  The Trustees (as defined in the Memorandum) and Trust Manager (as defined in the 
Memorandum) have limited duties to Investors and limited authority.

•  There are inherent risks with real estate investments.

•  The Trust will depend on the Tenant (as defined in the Memorandum) for revenue, and any 
default by the Tenant will adversely affect the Trust’s operations.

•  The costs of complying with environmental laws and other governmental laws and regulations 
may adversely affect the Trust.  

•  There is no public market for the Interests.

•  The Interests are not registered with the Securities and Exchange Commission or any state 
securities commissions.

•  Investors may not realize a return on their investment for years, if at all.

•  The Trust is not providing any prospective Investor with separate legal, accounting or business 
advice or representation.

•  Various tax risks, including the risk that an acquisition of an Interest may not qualify as a Section 
1031 Exchange.

Prospective Investors must read and carefully consider the discussion set forth in the Memorandum 
in the section captioned “RISK FACTORS.”

Each Prospective Investor should read the Memorandum in its entirety and consult with his, her or its 
own tax advisor regarding an investment in the Interests and the qualification of his, her or its 
transactions under Section 1031 for his, her or its specific circumstances.

An investment in Interests involves significant risk and is suitable only for Investors who have 
adequate financial means, desire a relatively long-term investment and who will not need immediate 
liquidity from their investment and can afford to lose their entire investment. The risks involved with 
an investment in Interests include, but are not limited to: 

Solution

© FOUR SPRINGS CAPITAL TRUST. ALL RIGHTS RESERVED. | WWW.FSCTRUST.COM
1901 Main Street, Lake Como, NJ 07719 | P:  877-449-8828 | F: 732-676-7759

This material may be distributed to prospective investors if it is preceded or accompanied by the Memorandum for this offering.  
This material is neither an offer to sell, nor a solicitation to buy a security which can be made only by the Memorandum that 
contains various and important risk disclosures related to the offering.  This material does not purport to be complete and should 
be read in conjunction with the Memorandum.  The information set forth in this material is qualified in its entirety by the 
Memorandum.  All potential investors must read the Memorandum, and no person may invest without acknowledging that they 

have received, read and fully understand the Memorandum.

Securities o�ered through Third Seven Capital LLC. Member FINRA/SIPC. 

FOR BROKER-DEALER USE ONLY
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Four Springs TEN31 Xchange Team
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Marketing Team

Heather Ahrens, SVP, National Accounts              (732) 749 7339   |  hahrens@fscap.net

Jodi Hopkinson, Director, Compliance & Operations         (732) 749 7351    |  jhopkinson@fscap.net

Lee Iredell, VP, Sales and Product Management                 (732) 749 7006  |  liredell@fsctrust.com

Preet Kaur, Operations Specialist                            (732) 749 7328   |  pkaur@fscap.net

Four Springs TEN31 Xchange, LLC (“Four Springs”) is a leading 
sponsor of DST o�erings of single tenant net leased (STNL) real estate 
and provides customized turnkey tax deferred exchange solutions for 
real estate investors. Four Springs is a subsidiary of Four Springs 
Capital Trust, a real estate investment trust (REIT) that is focused on 
acquiring and managing a diversified portfolio of STNL retail, 
industrial/warehouse and healthcare properties that are leased to 
investment grade and other creditworthy tenants. 

 

Eastern Region
Chris Neary, SVP, Regional Manager       (732) 749 7327   |  cneary@fscap.net

Western Region
Cory Guy, SVP, Regional Manager            (714) 313 0076   |  cguy@fscap.net

 

Mick & Associates

  BDO USA

CohnReznick

Duane Morris

Baker McKenzie

Sponsor Professional 
Service Providers

AST Financial

© 2018 FOUR SPRINGS CAPITAL, LLC. 
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This material may be distributed to prospective investors if it is preceded or accompanied by the Memorandum for this o�ering.  This 
material is neither an o�er to sell, nor a solicitation to buy a security which can be made only by the Memorandum that contains various 
and important risk disclosures related to the o�ering.  This material does not purport to be complete and should be read in conjunction with 
the Memorandum.  The information set forth in this material is qualified in its entirety by the Memorandum.  All potential investors must read 
the Memorandum, and no person may invest without acknowledging that they have received, read and fully understand the Memorandum.

Securities o�ered through Third Seven Capital LLC. Member FINRA/SIPC. 


